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BEFORE THE COMMISSION OF APPRAISERS OF REAL #AV &A1& 2015

NEVADA OF
STATE OF NEVADA —m

JOSEPH (JD) DECKER, Administrator,
REAL ESTATE DIVISION, DEPARTMENT
OF BUSINESS AND INDUSTRY,

STATE OF NEVADA,

Case No. AP14.041.S

COMPLAINT AND NOTICE OF HEARING
VS.

RONALD JAMES,

)

)

)

)

Petitioner, %
;

License No. A.0003842-CG, ;
!

Respondent.

STATE OF NEVADA, DEPARTMENT OF BUSINESS AND INDUSTRY, REAL ESTATE
DIVISION (Division), by and through counsel, Attorney General ADAM PAUL LAXALT of the
State of Nevada, and Deputy Attorney General COLLEEN L. PLATT, hereby notifies the
Respondent, RONALD JAMES, of an administrative hearing, which is to be held pursuant to
Chapters 233B and 645C of the Nevada Revised Statutes (NRS) and Chapter 645C of the
Nevada Administrative Code (NAC). The purpose of the hearing is to consider the allegations
stated below and to determine if the Respondent should be subject to an administrative
penalty as set forth in NRS 645C.460, if the stated allegations are proven at the hearing by
the evidence presented.

The Division complains for disciplinary action against Respondent,
RONALD JAMES.

JURISDICTION

Respondent, RONALD JAMES, was, at the relevant times mentioned in this
Complaint, licensed as a certified residential appraiser by the Division under license number
A.0003842-CG and is, therefore, subject to the jurisdiction of the Division and the provisions
of NRS Chapter 645C and NAC Chapter 645C.
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FACTUAL ALLEGATIONS

1. Respondent completed an appraisal of a single-family home located at 4«
Midnight Drive, Las Vegas, Nevada 89135 (subject property). (See Exhibit 1, BS p. 29-50)

2. The appraisal had an effective date of June 02, 2014, and a signature date o
June 05, 2014. The appraised value was $2,500,000.

3. Respondent failed to explain the affect on value for his conclusion that the
property values were increasing in the subject property’s neighborhood.

4, Respondent failed to explain the reasons that he did not make a time adjustmen

for the increase in property values in the subject property’s neighborhood.

5. Respondent failed to analyze and report that comparable sales 2 and 3 includec
casitas.

6. Respondent failed to make adjustments for the casitas in comparable sales
2 and 3.

7. Respondent failed to explain whether the living area he reported on comparable

sales 3 included the casita.

8. Respondent failed to support the adjustment he made for the pool and the
entertainment area.

9. Respondent failed to properly analyze and/or support the reason that the subject
property sold for $952,303 less than his opinion of value one year and three months prior to
the effective date of the appraisal report.

VIOLATIONS OF LAW
First Claim for Relief

Respondent has engaged in unprofessional conduct by failing to prepare the appraisal
in compliance with the standards of the Appraisal Foundation, a violation of
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1). These standards are
published in the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by
the Appraisal Standards Board of the Appraisal Foundation as authorized by Congress and

adopted in Nevada by NAC 645C.400.
-2-
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Second Claim for Relief
Respondent has engaged in unprofessional conduct by failing to protect the public by
issuing an appraisal with numerous errors, a violation of NRS 645C.460(1)(a), including the
act found at NAC 645C.405(2).
Third Claim for Relief
By failing to understand and correctly employ those recognized methods anc
techniques that are necessary to produce a credible appraisal report, Respondent is ir
violation of USPAP Standards Rule 1-1(a). This is unprofessional conduct pursuant tc
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
Fourth Claim for Relief
By committing a substantial error of omission and/or commission that significantly
affects the appraisal, Respondent is in violation of USPAP Standards Rule 1-1(b). This is
unprofessional conduct pursuant to NRS 645C.460(1)a), including the act found at
NAC 645C.405(1).
Fifth Claim for Relief
By rendering appraisal services in a careless or negligent manner, such as by making a
series of errors that, although individually might not significantly affect the results of an
appraisal, in the aggregate affect the credibility of those results, Respondent is in violation of
USPAP Standards Rule 1-1(c). This is unprofessional conduct pursuant to
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
Sixth Claim for Relief
By failing to analyze the comparabie sales data that was available to indicate a value
conclusion in a sales comparison approach, Respondent is in violation of USPAP Standards
Rule 1-4(a). This is unprofessional conduct pursuant to NRS 645C.460(1)(a), including the
act found at NAC 645C.405(1).
Seventh Claim for Relief
By failing to analyze all sales of the subject property that occurred within the three

years prior to the effective date of the sale, Respondent is in violation of USPAP Standards
-3-
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Rule 1-5(b). This is unprofessional conduct pursuant to NRS 645C.460(1)(a), including the
act found at NAC 645C.405(1).
Eighth Claim for Relief
By failing to clearly and/or accurately set forth the appraisal in a manner that was no'
misleading, Respondent is in violation of USPAP Standards Rule 2-1(a). This ic
unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found af
NAC 645C.405(1).
Ninth Claim for Relief
By By failing to include in the appraisal report sufficient information to enable the
intended users of the appraisal report to understand the report properly, Respondent is in
violation of USPAP Standards Rule 2-1(b). This is unprofessional conduct pursuant to
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
Tenth Claim for Relief
By failing to summarize the information analyzed, the appraisal methods and
techniques employed and the reasoning that supports the analyses, opinion and conclusions
and/or explaining why the sales comparison approach, cost approach or income approach
was excluded, Respondent is in violation of USPAP Standards Rule 202(a)(viii). This is
unprofessional conduct pursuant fo NRS 645C.460(1)(a), including the act found at
NAC 645C.405(1).
DISCIPLINE AUTHORIZED
NRS 645C.460 establishes grounds for disciplinary action. NRS 645C.470(2) provides
that an appraiser is guilty of unprofessional conduct if he violates any provision of
NRS Chapter 645C or any regulation adopted pursuant to NRS Chapter 645C.
NRS 645C.470(4) provides that an appraiser is guilty of unprofessional conduct if he
knowingly communicates a false or fraudulent appraisal to any interested person or otherwise
engages in any deceitful, fraudulent or dishonest conduct. NRS 645C.460(2) provides that if
grounds for disciplinary action against an appraiser are found to exist, the Commission may

revoke or suspend the license, place conditions upon the license, and/or impose a fine up to

-4-
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$10,000 per violation. If the Commission finds that any claims for relief are time barrer
pursuant to NRS 645C.510(3), they may impose any discipline except suspension an
revocation.

If discipline is imposed, the Commission may order that costs of this proceeding
including investigative costs and attorney’s fees, be awarded to the Commission pursuant fc
NRS 622.400. Therefore, the Division requests the Commission to impose such discipline as
it determines is appropriate under the circumstances, and to award the Division its costs anc
attorney’s fees for this proceeding.

PLEASE TAKE NOTICE that a disciplinary hearing has been set to consider this
Administrative Complaint against the above-named Respondent in accordance with Chapte
233B and Chapter 645C of the Nevada Revised Statutes and Chapter 645C of the Nevadz
Administrative Code.

THE HEARING WILL TAKE PLACE March 24, 2015, commencing at 9:00 a.m., and
each day thereafter commencing at 9:00 a.m., through March 26, 2015, or earlier
if the business of the Commission is concluded. The Commission meeting on
March 24 and 25, 2015, will be held at the Nevada Gaming Control Board, 555 E.
Washington Avenue, Room 2450, Las Vegas, Nevada 89101 and via video conference to
the Gaming Control Board, 1919 College Parkway Carson, City, Nevada 89706. The
Commission meeting on March 26, 2015, will be held at the Department of Business
and Industry located at the Bradley Building, 2501 E. Sahara Avenue, 2™ Floor
Conference Room, Las Vegas, Nevada 89104.

STACKED CALENDAR: Your hearing is one of several hearings scheduled at the
same time as part of a regular meeting of the Commission that is expected to last from
March 24, 2015, through March 26, 2015, or earlier if the business of the Commission is
concluded. Thus, your hearing may be continued until later in the day or from day to day.
Iy
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It is your responsibility to be present when your case is called. If you are not present whe
your hearing is called, a default may be entered against you and the Commission may decid:
the case as if all allegations in the complaint were true.

YOUR RIGHTS AT THE HEARING: Except as mentioned below, the hearing is ai
open meeting under Nevada's Open Meeting Law and may be attended by the public. Afte
the evidence and arguments, the Commission may conduct a closed meeting to discuss you
alleged misconduct or professional competence. A verbatim record will be made by a certifiec
court reporter. You are entitled to a copy of the transcript of the open and closed portions o
the meeting, although you must pay for the transcription.

As the Respondent, you are specifically informed that you have the right to appear, anc
be heard in your defense, either personally or through your counsel of choice. At the hearing
the Division has the burden of proving the allegations in the complaint, and will call witnesses
and present evidence against you. You have the right to respond and to present relevan
evidence and argument on all issues involved. You have the right to call and examine
witnesses, introduce exhibits, and cross—examine opposing witnesses on any matter relevan
to the issues invoived.

You have the right to request that the Commission issue subpoenas fo compe
witnesses to testify and/or evidence to be offered on your behalf. In making this request, you
may be required to demonstrate the relevance of the witness's testimony and/or evidence.
Other important rights you have are listed in NRS Chapter 645C, NRS Chapter 233B, and
NAC Chapter 645C.
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The purpose of the hearing is to determine if the Respondents have violate
NRS 645C.460(1) and/or 645C.470(4) and, if the allegations contained herein are
substantially proven by the evidence presented, and to further determine what administrative
penalty is to be assessed against the Respondent, if any, pursuant to NRS 645C.460 and/o
NRS 622.400.

ol o
DATED this ) _ day of _/Sar

2501 East Sahara Avenue
Las Vegas, Nevada 891044137
(702) 486-4033

ADAM PAUL LAXALT
Attorney General

By:

LLEEN L.(FLA
Deputy Attorney General

Nevada State Bar No. 11684

100 N. Carson Street

Carson City, Nevada 89701-4717
775) 684-1222

775) 684—1103 (fax)

Attorneys for Real Estate Division
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James & Associates [Pane #1of 23]

Annrais'al Report . . . . 22011404043610
Uniform Residential Appraisal Report File # 1405855

The purmpose of this sumi apgraisa) repart is to provide the lender/client with an accurate, and adejuats ppared, opinlon of the market value of the subject properh
operty Address 44 MIDNIGHT RIDGE DR Cy LASVEGAS  Stie NV ZipCode 89135 |
Bomower Scott Raymear __Owmer of Public Record  Scolt Raymer County Clark
Legal Description  Village 18-Parcel G {(AMD) Plat Boo 12PM Ty
Assessor's Parcel # Tax Year 20114 RE Taxes§ 11,401
t Map Reference 50 1]1]
eclal Assessments 0
P e Lnasehold [ Dlh!n‘ describe]
= m"- ¢ Refinance Trensaction | | Other desc be
Lendet/Cliant MEWLJALM & #115, Las
ls the & ect propedty currently otfered for sale or has ik been offered for sale hmammammmsmmmeeﬂecmudammmtsm'?
| Report data Scurce(s) used, oftering pricefs), and dateis). _ None as per our ressarch of
M owner tna have attempted {o gell or that the property may have baen listed with a non MLS realtor
l (] did (] did not analyze the contract for sale for the subject purchase transaction. Explain the resutts of the analysis of the conlract for sale or why the analysis was not
pmed.

ontract Price § Date of Contract Is the propery selier the owner of publit record? | No_ Data Source(s) =

s there any fnanclal assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be pald by any party un behalf of the bomower? __1Yes [ No
o} 1t Yes, report the total dobx amount and describe the demstobepad.
Bl Note: Hm and the racial composition of Ihen hborhood are not appraisal factors.
ARG Nelghborhood Ci : i Wﬂ.\r“?‘r’-"f [ ng T 7 75 jous Lo Lign %
Suhul‘han 1 Rural Proparty Values [ [ 18 48 %
25-75% || Under 25% | Demand/Supply | | Shortage () In Balance | | %
Rapid < Stabia Marketing Time | __ Under 3 mths [ 3-6 mihs By ; %
3 e hborhondBwndariﬁ Other land usa, goll golf and vacant sileés. Sea attachad a i { B, ial %
2,500 Pred. ther 55 %

Market Conditions (including ort 10f the above conclusions) Sa es E_riﬁs in the market of the g&gﬂt have trended upward. The same is

applicabla to sale price versus list prica, A smaller = pling than the rest of the Vegas area, do lo a5 re)
il for sales & trends charts
[Dimensions Irrequiar; see plat mag M%&MM@;—_M
Schnnin Classification R2 Zoning DescrigtionSingle Farnily Residantial Detached Housing
phance [ Legal | | Leg Nnnconl'oun § (Grandiahered Uss) [ | No Zoning | |

tiegal {describa)
Iathu rustandbastusuol ibiect property as Mwa spacifications) the present use? P Yes No__ W No, describe__

Uﬂllﬂu Puﬂlc Other [describe Public _Other (describe) Oft-site Improvamaents - Type Public Private
24 _Water Stest_Asphalt E ]
A [ [l "~ Santtary Sewer [ _Alley Nono
FEMA Special Flood Hazard Area DYLHND FEMA Flood Zona X i FEMA Map # 32003C2550F : FEMA Map Date 11/16/2011 |

Ar he utities and gif-sitp improve gnts typical for the market area? g Yes | No It No, describa -
Are there any adverse site condiions ormmal factors (easements ancmachmems envimrlmantal canditions, land uses, etc.)? ) No i Yes, describe
Site airl rpical of most i irrounding area, and sufficient size | i
provided to the appraisar, it ypica his market that re | 10
jll assessor's marg which may or rna ag al their own ca.lcu.lanons of the tnta.l a.raa.
4 Foupdation 5 TR oo interdaci oo materfala Foondition |
HEEEH"I- ravertine/Good
| Full Basement Parial Basement | Extesin 3 _,___,__4._!: . Wails DoywalllGood
0_sg.#|Rool Surlacn __ﬂ;pod Trm/Finish___Hardwood/Good
anl Finish 0 % |Gutiers & 5 | t Bath Floor Trave /
1 Outside Entry/Exit__ || Sump Pump__[Window Typa Sliding/Good Bath Wainscot Ceramic/Good
NG pstation Stom Sashinsulaled  Insulated!Good iCar Storage || None
pness || Semlement Screans None 34 Driveway # of Cars
III.""T-"I* -m-“- poesiove 0 |Orveway Surface IV
. D Fieplcos) # 4 [» b 2 #of Cas
PalinTleck Cov | Porch None | | Capot o Cars o]
B Pool Inground [ | Other None g An. Det. | Buik-in
. -m Micmwava D] WasheyDryer | | Other (describe)

2 Apoms 4 Bedrooms 4.1 Bah(s) 4 uare Feat of Gross Living Arsa Above Grade
Additlonal features {special ensrgy efficient Hems, eic ), e altached addenda

g Desczioe the condiion of the property (inciuding needed rpairs, deterioration, renovations, remodebing ). C2:No updates in the _prior 15 years;The ulilities |
were on and functioning at tima ofln,ggn_ou

Arz thers any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity ot the properny? _lYes "E No | Yes, describa

Does the proparty gensralty conform to the neighborhood {lunctional utifity, stye, condition, use, constuction. sc.)? Yes || No if No_describe

Freddie Mac Form 70 March 2005 UAD Varsion /2011 Page 1 ol 6 Fannie Mae Form 1004 March 2005

Form 1004UAD — "WinTOTAL® appraisal software by a la mods, inc. — 1-800-ALAMODE
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subject . Tha By must n any anomalies in the data, such as seasonal markels, new construction, foreclosures, etc.
[ SRS RERRO R Prior 7-12 Months Prior 4-8 Months Cument— IMaonths | Overall Trend
Total # of aleg 10 2] 9 Incraasing Daclining
Rate (Total Sales/Months) 1.67 3.00 3.00 Declining
Total # of Coniparable Active Listings [FErmisedra|s 161 14 ] Increasing |
Months of Housing Supply (Totaf Ustings/Ab. Rale) | -iritlee @ QBTN £ e 5.3 e 4.7 i Stable | incressing |
' 8 L 1 ! L et Priot 7-12 Months Prior 4-6 Months Current — 3 Months Dverll Trend
Median C Sale Price 2,345,000 1,899,000 2 550,000 increzasing [ | Stable Declining
Medlan Comparable Sales Days on Market 125 124 Declining Stabls Ingreas
Median C List Price Bl 000 .| 2,610,000 | | Y Stable - '] Daclini
Medizn C on Market T Ty 120 | £ .Stabla. o [F5)
Median Sala Prics as % of List Prica 90 78 88 Incre Stable Declining
M Seller-{d of, bulider, atc, financial assistance 7 Yes No Declinin: Stabla Increasin

= fees,

o)

Market Conditions Addendum to the Appraisat Report

The purpesa of this addendum Is to pravida the lender/client with a clear and accurata understanding of the market trends and conditions prevalent in the subject

neighborhood. This is a required addendum for ai 15 with an effectiva dat on or after Apii 1, 2009.

Flia Ho.

(Paoe #75 0 23]
22011404043610
1405855

Address 44 MIDNIGHT RIDGE DR City tAS VEGAS

Stata NV

2P Code 89135

Bomower  Scott Raymer

Instructicns: The appraiser must use tha information required on this form as the basis for his/es conclusions, and must provide suppont for those conclusions, reganding
housing ends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fll in all tha information 1o the extant
or Is considered unrelable, the appraiser must provide an
expianation, It is recognized that nat all data 5ources wil bs able to provide data for the shaded areas balow, i it is avalable, however, the appraiser must include the data
in the analysis. if data sources provida the required information as an average instead of the median, the appraiser should repost the avaiiable figure and identify & as an
applying the criteria that would be used by a prospective buyer of the

it is available and reliabie and must provide analysis as indicated below. if any required data is unavailable

average. Sales and listings must be propertias that compate with tha subject voperty, determined by

Explain In detail tha selier concessions trends for the past 12 months {e.g.. saller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
market. Percentage of sales price o list is somewhat distorted
of the ariginal list price. Properties may have been reduced

8t ). No concessions or contributions a factor in this
since it is the final indicated value and not necessarily a reflaction
saveral times until aiter the transfer was accomplished.

Are foreclosure sales (REQ sales) a lactor in the market? ] Yes (39 No

It yes, explain (including the trends in listings and sales of ioreclosed propedties).

Cite data sources for above intormation,

Local MLS, stats from local business papers and reports of economic trends from UNLV. Current
FDIC state Profile, made art of this report.

Summarize the above information as support for your conclusions in the Neighborhiood section of the appraisal report form. 1 you used any agditional information, such as

an of ing sales and/or and withdrawn Bstings, to formulats your conclusions ide both an and support for your conclusions.
The genaral overall picture indicates a increase in the past 12 monhs. The market though is penetrated b
lving some concemed thet individual motivations may be a grealer factor. It summa. ending or e

ired sales have no

aks and valle

relaval In our final conglusion.

If the I8 @ unit In & condominium or c tve project , complets tha following: Projoct Nama:

Sul P Data Prior 7-12 Months Prior 4-6 Months Cument - 3 Months Overall Trend

Total # of C Sales (Setted) Increasing Stable | Declining
Rate (Toti Saiss/Manths) — | Dechning

Total # of Active Com Listin e PO T T T e ] Dech increasing |

Months of tinit Supply (Total Usting/Ab.Rate) R R ] (ST By A 1) - 1Deskniny [ Incraasing |

Are foreclosure sales (REQ sales) a factor In the project? {_]Yes
foreclosed 3

No

It yes, indicate the number of RED listings and explain

the trends in listings and sales

Summarize the above trends and address the impact on the subject unit and projact.

Signature Signature
Namé Ronsid L. Ja Supervisory Appraisar Name
Com Name __James & Associates Com| Name
Com Address 2915 Evening Rock St, Las Vegas, NV 89135~ Company Address 2617 Rad Springs Drive, Las Vagas, NV 8913¢
State Licenss/Certification # _A.0003842-CG Stata NV State License/Carttfication # Stats_
Emal Address  appraiser12@cox.net £mall Address
Freddie Mac Form 71 March 2008 Page 1of 1 Fannia Mae Form 1004MC March 2009

Fomm 1004MC2 — "WinTGTAL" appraisal softwars by a l: mode, inc. — 1-800-ALAMODE
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220114040436810

Uniform Residential Appraisal Report File # 1405855

Thareare 14 _ compassbls properties cumently offered for sale in_the subject nelphborhood ranging in price tom $ 2.700.000 oS 6,499,000 5
There are 28 com la 5ales in the subject neighborhood within the twelve months ranging In sale prica rom $ 1.784.000 108 3,234 000 .
FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 44 MIDNIGHT RIDGE DR 7 BOULDER CROSSING CIR[52 MIDNIGHT RIDGE DR 15 MIDNIGHT RIDGE DR
LAS VEGAS, NV 89135 LAS VEGAS, NV 89135 LAS VEGAS, NV B8135 LAS VEGAS, NV 89135
Proximity to Subject ; 0.18 MILES N 0.04 MILES SW 0.15 MILES N
Sals Price s 52,100,000 _[FManWGHEL s 760 000 |oshipmaterare 00
Sale Price/Gmss Liv._Area 3 11$360.70 THES E8472 86 so it [ERSHAEETI$412 16 sot [CRiEunS oo
Data Sowrce(s 7 ARy CLVMLS#1406408;DOM 88 |GLVMLS# 1385055:DOM 57 GLVMILS#12755836;DOM 619
Veriication Source(s) Re er's Dffica Recordar's Office Recorder's OHfi
VALLIE ADJUSTMENTS DESCRIPTION DESCRIPTION +(:) § Adjustment DESCRIFTICN -+{-) § Adjustment DESCRIPTION "‘Il $ Adjustment
Sales or Financing ¥ Armlth ArmLth ArmLth
Concessions Conv;0 Conv;0 Cash;0
Date of Sale/Time s05/14;c03/14 $12/13:¢11/13 s05/14:c04/14
Location N;:Res; N:Res; N:Res; N;Res;
Leasehold/Fee Simple Fea Slmpla Feea Simpla Fee Simplea Fee Simpla
Sita 22851 sf 19166 sf +92,317 13504 sf +242 304 16117 st +173,085
View N;Giltvw; N:Res; +100,000 N:Glifvw; N Gifvw;
n {S DT2;Contemp{ DT2;Contam DT2:Contempo DT2;Contempot]
Quality of Construction Q2 2z Qz Q2
Actual Age ] & 7 o 7 o
Condition c2 c2 c2 c2
Above Grade Tata) !B, | Bats | Total [Bdems. | Baths Total |Boms. | Bams Total |Bdrms. | Baths
Floom Count 9| 4 |a1]10 [5 |51 o 9 |3 Jaado 8 4 Ja2 |0
Gross Living Area 4,830 sqit|5.822 sq.f.[-396,800 4,864 sqft|0 5,988 sq.L| 463,200
Basement & Finished Osf Osf Osf Osf
Rooms Below Grade
Functional Util Good Good Good od
Heating/Cooling FWAJ/HVAC |FWA/HVAC FWA/HVAC FWA/HVAC
Energy Efficient ttems Average Average Avearage Average
Barage/Carport 4gaddw 4gaddw 40addw 4naddw
Porch/Patio/Deck Balcony [Balcany Balcony Balcony
Fireplace 4 Fireplaces |3 Fireplaces |+2,000 4 Fireplaces 4 Fireplaces
I und Pog) Ingrgund Pool |Iinground Pool Inqround Pgol Nons +35,000
Entestalnment Araa Entertainment [None +25 000 None +25,000 None +25.000
Net Adjustment i 5 + D . [$-177.483 B+ [1- |$267.304 [T+ 98- [$-230,115
Adjusted Sale Price NetAd. 85 % NetAdj,. 116 % NetAdi. 93 %
of G i Gross Adj. 29.3 % |$ 1,922 517 Gross Adl. 11.6 %|$ 2 567,303 Grogs Ad). 282 %iS 2,237.885
] did did not research the sala or transter b of the Subject and com, sales. f not, explain
research did 54 did not reveal salas or transfers of the subject for tha threa years prior to the etisctive date of this
Data Source(s! Clark County Recorder's Office
ressarch did did not reveal Sales or transfers of the com sales lor the year ta the date of sale of the com sala.
Data Source(s)  Clark County Recorder’s Office
R the resuits of the research and af the £al6 of transfes h ot tha subject mdcumgarablasalas(@_n_ﬂﬂddiﬂunalgﬂnrsalasungea).
TEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Dats of Prior Sale/Transfer 02/22/2013 01/30/2014
Price of Prior Sale/Transfer $1,547.697 $1,424 000
Data Source(s) Recorder's Office Recorder's Olfice Recorder’s Office Recorder's Difice
Etfective Data of Data Source(s 08/04/2014 06/04/2014 06/04/2014 06/04/2014
of sale or transter h of the subject and co Salps Analysis of transfer history of aciual sales onl Trustees sale at
time _of foreclosure if any, in the history of tha comparables not considered. Prior purchase was without pool, entertainment area and
rear yard land i see overhaad gerial which was taken in that ime period.
Sum of Sales Com, D The sales failed to bracket s well as we would have liked , but In view of the market and the fa
that we are dealing with semi-custom homes this is common. All sales with the same PUD, with the same amenities, of 24 hour quard
rvica and clubhouse membership if desired. The lack of olf cou I tion in the case of 1 resulted in total adiustments
over the norm. Site adjustment based upon estimated value of the subject's site at $26.49/S.F., adjustment for GLA at 00.00/S.F.
whigh arates nd bath count, well within the range of the unadjusted sales. Most weight n to sales #2 & based
upon their size in realationship to the subject. it should be noted that their is construction taki lace in this value range and above
which has not been completed. Final indicated valua rounded. Based upon the estimate of the e: sure time, it s my opinion that the
value of this pro, is as expressad below. Adjustmants which exceed the suqggested norms ical in this price range.
Indicated Valua by Sales Com, A h$ 2500,000
Indicated Vaiue by: Sales arison A $ 2,500,000 CostA if devaloy $ 2433764 IncomeA, ch (i deveio, $ o
The direct market approach is given most emphasis with su rt idered from the cost approach. The income a roach is not
iven emphasis due to tha data being considered inconclusive
This appraisal is made (3 “asis”, [ ] subject to competion per plans and speclfications on the basis of a fypothetcal condion Mal the improvements have been
completed, [ subject 1o the following repairs or alterations on the basis of a hypothetical condktion thal the repairs or akterations have been completed, or [ subject to the
followi uired basad on the exrardinary assumy that the condtion or deficiency does not require alteration or repair
BasedonaeomIauvhmllmnﬂionoluuimﬂwmdmmorarmnfmnsublm o) , defined of w assum, i
conditions, and gppmiur's cal jon, my (our) opinlon of the markel value, as doﬂngd.% real pm'ﬁ% that Is ﬁu’g}ﬂ g: this nm and limiting
2,500,000 _ anof 06/02/2014 ; Which |5 the date of inspection and the effective date ol this appraisal.
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cecossi | reli to di i S a ofi L
easuramanis dwel teh ied in appraisal ort ar Iser purposes of comparison to the comparable sales
| is.
nat an architectural rendering of the subject dweiding and is nol to ba considered as such as tha appraisar is not a licensed |
itect.
G Area this ma rea wi e i lished by the tax sSOr or ild
o s &
in the Co rison is af appraisal raport,
orfi s88) S an a. (=] tha is th f wilhin
R a is t of ra
=) ma th of t 11s] Int being a
o Q F
a
indicat, los are i eled a reom count.
f
a with

5500.00

Provide uate information foe the 'client to e the below cost Aiguras and calculations.

5 the opinion valug ac land sales or oiher methods for slie value t ark fi sl H
nt &8 thin ast yaar,
MATED (] REPRODUGTION OA | | R EMENT COST NEW OPINIDN OF SITE VALUE e e =8 GO0,000 |
Source of cost data  Ma il & Swift DWELLING 4 ft@8$ 350.12 =5 1,681,080
from cost service Effactivn dale of cost data 0 SifL @8 T
Comments on Cost h {gress area caky depreciation, etc.) = R |
LFt, ! . =8 22079
nis b find e fi our _|Total Estimate of Cost-New T =§ 1,713,158
bewan at ual Lass Physical Func External
s form of ul awar lation 3 =${ 51,395))
t lated Cost of Improvements ... — .. =% 1,661,764
"As-is* Value of Sita Im emts ... o R T o =% 22,000 |
ini t =
Estimated Remaining Econgmic Lite (HUD and VA 97 Years |INDICATED VALUE BY COST APPROACH S =$ 2433.764
Month Rent 4] X_Gmss Rent Mulipiiar 1] =5 1] Indicated Value by Income h
Summary of Incoms h {inchud for market rent and GR|
1 : - e L ;- S T P
Is the d inc of the ' Assog 0A)? Yes No  Link Detached ed
Provide tha Information for PUDs ONLY ¥ thg ider is in control of the HOA and the 1 Is an attached dw unit,
of
Total number of Total number of units Total number of units sold
Total nu of Linils rented Total number for sale Data source(s)
Was the t created by tha con of existing buidings) into a PUD? Yi | No il Yes, date of conversion,
Does the project contain any multi- units? Yi Data Source
Am the units. common elements, and recreation tacilties ¢ ? Yes No_|f No. describe the status of ¢ ion,
Arg elements leasad in or by the Homeawniers' Association? [ ] Yes | | No_If Yas, describe tha rental terms and cations.

commaon elements and recreational faclites. =
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufaciured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, Intended use, intended user, definition of market value,
statement of assumptions and {imiting conditions, and certifications. Modifications, additions, or delstions 1o the intended
use, intanded user, definition of market value, or assumptions and limiting conditions are not permitied. The appraiser may
expand the scope of work to Include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute malerial alterations to this appraisal report, such as those required by law or those related to the appraiser's
continuing education or membership In an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and cerifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of tha
comparabla sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a morgage finance transaction.

INTENDED USER: The Intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions reguisite to a fair sale, the buyer and seiler, each actling prudently, knowledgeably and assuming
the price is not affectad by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date ang
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; {2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interast; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial amrangements cornparable thereto: and (5} the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative finaneing or sales concessions. No adjustmenis are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; thesa costs are
readily identifiable since the seller pays these costs in virnuwally all sales transactions. Special or creative financing
adjustments can be made to the comparabie property by comparisons to financing lerms offered by a third party institutional
lender that is not already Involved in the praperty or transaction, Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's cerification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matiers of a legal nature that affect aither the property being appraised or the title
to it. except for Information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the fitle.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
T:l:s slltetch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
[ size,

3. The appraiser has examined ths available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted In this appraisal report whether any portion of the subject site is located in an
|dentified Special Flood Hazard Area. Bacause the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, eic.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property fess valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required 1o discover whether such conditions exist.
Bacause the appraiser is not an expert in the field of environmental hazards, this appratsal report must not be considerad as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that;

1. | have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. | performed a complate visual inspection of the Interior and exterior areas of the subject property. | reported the condition
of the improvements in factual, specific terms. | identified and reported the physical deficiencies that could atfect the
livability, soundness, or structural integrity of the property.

3. | performed this appralsal in accordance with the requirements of the UnHorm Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time thls appralsal report was prepared.

4. | developed my opinion of the market value of the real property that Is the subject of this report based on the sales
comparison approach to value. | have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. | further certify that | considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. | researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this reporn.

6. | researched, verified, analyzed, and reported on the pror sales of the comparable sales for a minimum of one year prior
to the daite of sale of the comparable sale, unless otherwise indicated in this report.

7. | selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a hame that
has been built or will be built on the land.

9. | have reported adjustmenis to the comparable sales that refiect the markel's reaction to the ditferences between the subject
property and the comparable sales.

10. | verifiad, from a disinterested source, all information in this report that was provided by parties who have a financial interest In
the sale or financing of the subject property.

11. | have knowledge and experience In appraising this type of property in this market area.

12. | am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the propserty is located.

13. | obtalned the information, estimates, and opinions fumished by other parties and expressed In this appraisal report from
reliable sources that | believe to be true and correct.

14. ) have taken Into consideration the factors that have an Impact on value with respect to the subjsct neighbarhood, subject
property, and the proximity of the subject property to adverse influences In the development of my opinion of market vatue. |
have noted In this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
Subject property or that | became aware of during the research involved in performing this appraisal. | have considered these
adverse conditions in my analysis of the property value, and have reporied on the effect of the conditions on the value and
marketability of the subject property.

15. | have not knowingly withheld any significant Information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are trug and comrect.

16. | stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. | have no present or prospective interest in the property that is the subject of this report, and | have no present or

prospective personal interest or bias with respect to the participants in the transaction. | did not base, either partially or
compietely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, rnarital
status, handicap, familial status, or national origin of either the prospeclive owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that ! would report {or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific rasult or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

18. | personally prepared all conclusions and opinlons about the real estate that were set forth in this appraisal report. If |
relied on significant real property appraisal assistance from any Individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named Is qualified to perform the tasks. | have not authorized anyone to make
a changigut;y afny ::em in this appraisal report; therafore, any change made to this appraisal is unauthorized and | will take no
respons or it.

20. | identified the lender/client in this appraisaf report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.

Freddie Mac Form 70 March 2005 UAD Version 8/2011 Paga 5ol 6 Fannia Mae Form 1004 March 2005

Form 1004UAD — “WinTOTAL" appraisal scftware by a la mode, inc. — 1-B00-ALAMOOE

000C



. . . . 22011404043610
Uniform Residential Appraisal Report File # 1405855

21. The lender/client may disclase or distribute this appraisal report to: the borrowes: another lender at the request of the
borrower; the morigages or its successors and assigns; mongage insurers; government sponscored enterprises; other
secondary market pariicipants; data collaction or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; wilthout having to
obtain the appraiser's or supervisory appralser's (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the pubtic through advertising, public
relations, news, sales, or other madia).

22. | am aware that any disclosure or distribution of this appralsal report by me or the lender/client may be subjact 1o certain
laws and regulations. Further, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23, The borrower, another lender at the request of the barrower, the maortgagee or its successors and assigns, mortgage
insurers, govemment sponsored enterprises, and other Secondary market participants may rely on this appralsal repont as part
of any mortgage finance transaction that involves any ane or more of these parties.

24. It this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined In applicable federal and/or state laws (excluding audio and video racordings), or a facsimile transmission of this
appralsal raport containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Tille 18, United Stales
Code, Sectlon 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. | directly supervised the appraiser for thls appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. 1 accept full responsibility for the contents of this appralsal report including, but not limited to, the appraiser's anaiysis, opinions,
statements, conclusions, and the appralsers certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
-appraisal timmy), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this apprajsal
report was prepared.

5. If this appralsal repornt was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report contalning a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as i a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature - Signature
Name Ronaldl..James () Name
Company Name James & Associatas Company Name
Company Address 2915 Evening Rock St Company Addrass
Las Vegas, NV 89135-1633

Telephone Number (702) 240-3246 Telephone Number
Emall Address appraiser12@cox.net Email Address
Date of Signature and Report  06/05/2014 Date of Signature

Effective Date of Appraisal 06/02/2014 State Centification #
State Certification # A.0003842-CG or State License #

or State License # State
or Other (describe) State # Expiration Date of Cartification ar License
Stats NV
Expiration Date of Certification or License 11/29/2015 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED () Did notinspect subject property

44 MIDNIGHT RIDGE DR 7] Did inspect extarior of subject property from straet

LAS VEGAS, NV 89135 Date of Inspection
A_PPFIAIS'__‘_ED VALUE OF SUBJECT PROPERTY $ 2 500.000 [C] Did inspect interior and exterior of subject property
LENDER/GLIENT Date of inspection
Name Collateral Management LLC COMPARABLE SALES

Company Name Crosscountry Morigage Inc (2201)
Company Address 5451 South Durango Driva, Ste #115, Las [Z] Did natinspect exterior of comparable sales from strest

Vegas, NV 88113 [C] Did Inspect exterior of comparable sales from street
Email Address Date of Inspection
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Supplemental Addendum Fée No. 1405855

Bomrowar/Client §ccmﬁaymer
Property Addrass 44 MIDNIGHT RIDGE DR

City LAS VEGAS County Clark Stale NV Ip Code 89135
Client Crosscountry Mortgage Inc (2201)
- H [-] aries a 2 £

The subject Is located within a guard gated subdivision, which is a master plan and has a cosmetic address of "The Ridges®.
The development is comprised of several subdivisions, ranging from upper middie market to the high-end. The upper echalon
homes are custom-designed and have a varied elevation, siza and room count. subdivision constructed around golf
course,Bear's Best" daily fes designed by Jack Nicholas.

The ad]acent subdivision of Red Rock Counlry Club contains two golf courses, private and public designed by Amold Palmer.
comparables in my oplnion are not equal. Thers is lack of new construction, since the latter devalopment has been buiit out on a
average age of 10 years, and for the most part lot sizes are significantly smaller.

The araa of the subject which Is considered neighborhood, would include two subdivisions that of "The Ridges" and "Redrock
County Cilub, in the case of tha latter, Redock has several divisions and the Estates would considerad equal to the subject's
area.The gecgraphic boundaries are roughly tha Mountain range to the West, Charleston Boulevard-North and Red Rock
Rd-East and roughly Drifting Shadow-South.

Construction taking place in the subdivision aftar the recovery from the last housing downturn, expansion of platted sites to the
Southwest.

The subject property features a courtyard entrance which has a autdoor fireplace, exterior fealures also include a covared patio
outdoor sound system and a large pool. The grounds are also improved with an cutdoor covered bar enterlainment area with a
bar area approximately six in capacity, outdoor fireplace. The area also has a shower bath, the pool iiself Is an overflowing the
edges type,water overflows over the edges. A separate waterfall feature is also included, with two stunning areas and a sauna
area. Ground impravements aiso include a separate fire pit seting area. and a distinct feature for the site a large grassy area.

The first floor interior features a sitting area off the foyer, a glass wall partially retractable facing both the interior courtyard and a
wall saction off the great room to the rear yard area. High-grade matertals used in the interior finishes as described in the
chaecklist portion of this raport.

Second-floor; contains master suite which features a master bath with his and her areas, walk-in closels and fireplace in master
bedroom, balcony off this area. The second fioor alse has open loft area currently utilized as a den,
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Subject Photo Page

Bomower/Cllemt __Scolt Raymer

[Property Address_44 MIDNIGHT RIDGE DR

ity LAS VEGAS County Clark State NV Zip Code 89135
Client Crosscountry Mortnage Inc (2201)
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Subject Front

44 MIDNIGHT RIDGE DR

Sales Frice

GLA 4,830
Total Rooms 8

Total Bedrms 4

Total Bathrms 4.1
Location N;Res;
View N;Glfvw;
Site 22651 sf
Quality Q2

Age 6

Subject Rear

Subject Street
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Photograph Addendum

Bamower/Client __ Scott Raymer
Property Address_ 44 MIDNIGHT RIDGE DR

Chy LAS VEGAS County Clark State NV Zip Code B9135
Clignt Crosscountry Mortgage Inc (2201)

Kitchen

Bathroom ‘ Living Room Pass Thru

I3

Front Bath Bedroom

.5 Bath/Serving 1th Fir Setting area

Master Bath View #3 Master Bath View #2 Master Bath View #1
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Photograph Addendum

| Boower/Cllent _ Scott Raymer,

Property Address 44 MIDNIGHT RIDGE DR
C

[ Eity LAS VEGAS Counly Clark Stale NV Zp Coda 99135
Cliant Crosscountry Mortgage Inc (2201)

Master Bath View

Master Bath View

Interior

Overall View of the Pool Firepit Area Additional Pool View
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Photograph Addendum

Bomowes/Client  Scott Raymer

Property Address 44 MIDNIGHT RIDGE DR
Chy LAS VEGAS County Clark Stats NV Ip Code 89135

East Elevation

fiew of Entrance from Courtyar
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Comparable Photo Page

LAS VEGAS County Clark State NV Zip Code 88135,
Crosscountry Mortgage Inc {(2201)

106030031.JPG1

7 BOULDER CROSSING Cil
Proximity 0.18 MILES N

Sala Price 2,100,000
Bonower/Client5,822

Client 10

Total Bedms 5

Total Bathrms 5.1
Location N;Res;
View N;Res;
Sita 19166 sf
Quatity Q2

Age [

Comparahble 2
52 MIDNIGHT RIDGE DR
Proimty  0.04 MILES SW
Sale Price 2,298,999

GLA 4.864
Total Rooms 9

Total Begrms 3

Total Bathams 3,2.0
Location N;Res,;
View N;:Glfvw;
Site 13504 sf
Cualty Q2

Apgm 7

Comparable 3
15 MIDNIGHT RIDGE DR
Praximity 0.15MILES N
SalePrice 2,468,000

GLA 5,088
Toial Rooms 9

Total Bedms 4

Total Bathems 4.2
Location N;:Res;
View N.Glfvw;
Site 168117 sf
Quality Qaz

Age 7
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Aerial Map

(Fage #1730 23)

Bomower/Client  Scolt Raymer

Property Address 44 MIDNIGHT RIDGE DR
City LAS VEGAS

County blark

Stale NV

Zp Code 891385

Client Crosscountry Morntgagae Ing (2201}

BT e

T e P
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Location Map

Scott Raymer
Addrsss 44 MIDNIGHT RIDGE DR

LAS VEGAS County Clark Stats NV dpCode 89135
Crosscountry Mortqgaqe Inc {(2201)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mas UAD Appendix D: UAD Fisld-Specific Standardization Requirsrments)

Condilon Ratings and Definitions

c1
The improvemnents hava been very recently constructed and have not previously been accupled. The entire structure and afl components are new
and the dwslling features no physical depreciation.*

“Note: Newly constructad Improvemnents that featurs recycled materials and/or componants can be considered new dwellings provided that tha
dwelling is placed on a 100% new foundation and the recycled matarials and the recycled components have bean rehabillitaled/ra-manufactured
inia lika-new condition, Recently constructad improvements that have not baen braviously occupled are not considersd “rew” if they have any
significant physical depraciation (i.e., newly consiructed dwellings that have been vacant for an extendsd pariod of tirme without adequate
maintenance or upkasp).

c2

Tha improvements feature no deferred maintenance, little or no physical deprectation, and require no rapairs. Virtually all building components
are new or have been recently repaired, refinishad, or rehabilitated. All gutdated components and finishes have been updated and/or replaced
with components that meet current standards. Dwellings in this category either are almost new or have been recently completely renovated and
are similar in condition to new construction,

c3
The improvements are wel! malntainad and feature limited physical depreclation due to normal wear and tear. Some components, but not avery
maijor building component, may be updated or recently rehabilitated., The structure has been well maintained.

C4

The improvements feature some minor daferred maintenance and physical detertoration due to normat wear and tear. The dwelling has been
adequately maintalned and requires only minimal repairs to bullding components/mechanical systems and cosmetic repairs. Al major bullding
componanis have been adequately maintained and are functionally adequata.

(H]

The Improvemants feature obvious deferred maintanance and are in need of some significant repairs. Some building components need repairs,
rehabilitation, or updating. The functional wtility and overalt livability is somewhat diminishad dug 1o condition, but the dwelling remains
useable and functional as a residence.

cé
The improvemneants have substantial damage or deferred maintenance with deficiencies or defects that ara severa snough to atfect the salety,

soundness, gr structural intagrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many
OF most major companents.

Quality Ratings and Definitions

at

Dwellings with this quality rating are usually unigue structures that are individually designad by an architect for a specified user. Such
residences typically are constructed from detalled architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionalty high-grade materials throughout the interier and exterior of the structura. The design features exceptionally high-quality
exterior refinements and ormamentatlion, and axceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptionally high quality.

Qz

Dwallings with this quality rating are oftan custom designed for construction on an individual property owner’s site. However, dwellings in

this quality grade are also found In high-quality tract developmants featwing residence constructed from individual plans or from highly
medified o upgraded plans. The design features detailed, high quality exterior crnamentation, high-quality interior refinemeants, and detail. The
workmanship, materiats, and finishes throughout the dwelling are generally of high or very high quality.

a3

Dwellings with this quality rating are residencas of highar quality built from individual or readily available deslgner plans in above-standard
residentiat tract developments or on an individual property owner's site. The design includes significant exterlor amamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many matarials and finishes throughaout the dwelling have baen
upgraded fram “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirernants of appiicable bullding codes. Standard or modifisd standard building plans
are utitized and the design includes adequata fenestration and soma exterior ornamentation and interior refinemants. Maternials, workmanship,
finish, and equipment are of stock or builder grade and may feature soms upgrades.
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Fisid-Specific Standardization Requiraments)

Quality Ratthngs and Definltions {continued)

as

Dwallings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings leature a
plain design using readily available or basic fivor ptans featwing minimal fenestration and basic finishes with minirmal aexterlor omamentation
and limited interior detall. These dwellings meat minimum building codes and are constructed with inexpensive, stock matanals

with limited refinemants and upgrades.

Qa6

Dwallings with this quality rating ara of basic quality and lower cost; somme may nol be suitable for year-round occupancy. Such dwellings

ara oftan built with simple plans or without plans, often utilizing the lowest quality building materals. Such dwellings are often bulll or
expanded by persans whao are professionally unskilled or possess only minimal construction skilis, Electrical. plumbing, and other mechanical
systams and equipment may be minimal or non-axistent, Older dwellings may feature one of mare substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodelad

Not Updatad
Little or no updating or modernization. This description includes, but Is not limitad to, naw homes,
Residential properties of fiftaen years of age or less often reflect an original condition with no updating, it no major
componants have been replaced or updated. Those over fitteen years of age are also considered not updated if the
appliances, fiduras, and finishes are predominantly dated. An area that Is ‘Mot Updated' may still be wall maintained
and fully functional, and this rating does not necessarily imply deferred maintanance or physical/functional deterioration.

Updatad
The area of the home has baan modifled to meet currant markst axpectations. Thasa modifications
are limited In tarms of both scope and cost.
An updatad arsa of the home should have an Improved look and feel, or functionat utllity. Changes that constitute

updates include refurbishment and/or replacing components to meet existing markst expectations. Updates da not
include significant alterations to the existing structure.

Remodaled
Significant finish and/or structural changes have been made that Increase utlity and appeal through
completa replacemant and/or expansion.
A remodeled area refiects lundamental changes that include multiple alterations. Thess alterations may include
some or alf of the following: replacement of a major companant (cabinet(s), bathtub, or bathroom tile), relocation
of plumbing/gas fixturas/appliances, significant structural atterations (relocating walls, and/or the addition of)
square footage). This would include a complets gutting and rebuild.

Explanation of Bathroom Count

Three-quaner baths are counted as a full bath in all cases. Ouarter baths (baths that feature only a toilet) are not
included in the bathroom count. The number of full and half baths is reported by separating the two values using a
periad. where the full bath count Is represented to the left of the period and the half bath count is represented to the
right of the period.

Example:
3.2 indicates three full baths and two half baths,
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
{Source: Fannie Mas UAD Appsndix D: UAD Field-Specific Standardization Raquiraments)

Abbraviations Used in Data Standardization Text

v,

[ AdjPrk Adjacent o Park Location
AdjPwr Adjacent 1o Power Linas Location
A Adverse Location & View
Armith Arms Length Sale Sale or Financing Concessions
ba Bathroom(s) Basement & Finished Roormns Below Grada
br Bedroom Basement & Finished Rooms Selow Grada
B Beneficlal Location & View
Cash_ Cash Sale or Financing Concasslons
CtySky Clty View Skyline View View
CtyStr City Streat View View
Comm Commercial Influence Location
c Contracled Date Data of Sale/Timg
Conv Conventional Sale or Financing Concessions
CntOrd Court Orderad Sale Sals or Financing Concessions
DOM Days On Market Data Sources
[ Expiration Date Data of Sale/Time
Estats Estate Sale Sale or Flnancing Concesslons
| FHA Federal Housing Authority Sale or Financing Concessions
GlfCse Golf Course Location
Gltvw Golf Course View View
Ind ndustrial Location & View o
_in nterior Only Stalrs Basement & Finished Aooms Below Grade
|_Lndfl _Landfill _ Location
LtdSght Limited Sight View
Listing Listing Sale or Financing Concassions
Mtn Mountaln View View
N Neutral Location & View
|_NonArm Non-Anms Length Sale Sale or Financing Concesslons
|_BsyRd Busy Road Location
o _Othar Basement & Finished Rooms Below Grade
Pri Park View View
Pstr Pastoral View View
PwrLn Power Linas View
PubTrn Public Transportation Location
rr Recreatlonal (Rec) Room Basemant & Finished Rooms Below Grade
_Relo Relocation Sale Sale or Financing Concessions
REQ REO Sale Sale or Financing Concessions
Res Rasidential Location & View
AH USDA - Rural Housing Sale or Financing Concessions
s Settlement Date Date of Sale/Time
Short Short Sale Sale or Financing Concesslons
sf _Square Feet Area, Site. Basamant
| sgm Sguare Meters Area, Site
Unk Unknown Date of Sale/Time
VA Vatarans Administration _Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Out Basement Basement & Finlshed Hooms Below Grade
wu Walk Up Basement Basement & Finishad Rooms Below Grade
Wirfr Water Frontage Location
wir Water View View
Waoods Woods View View
Other Appraiser-Defined Abbreviations
i 1 e ; L R { e
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£ e ADINTIONAL CERTIFICATION

Borower/Clent _ Scott Raymer Fig No. 1405855
Property Address 44 MIDNIGHT RIDGE DR

City LAS VEGAS County Clark Stalz NV Zip Code B9135
Chent Crosscountry Mortgage Inc (2201)

APPRAISER'S CERTIFICATION: The Appraiser cerifies and agrees that:

1. | have researched the subject market ares and have selected a minimum of thrae recent sales of propearties most similar and
proximale ta the subject proparty for consideration in the sales comparison analysis and have made a dollar adjustiment when
appropriate 1o reflect the market reaction to those items or significant variation. If a significant item in a comparable property is
superior to, or more favorable than, the subject property, | have made a negative adjustment to reduce the adjusted sales price of
the comparabia and, if a significant item in a comparable property is inferior to, or less favorable than the subjact property, | have
made a positive adjustment lo increase the adjusted sales price of the comparable.

2. | have taken into consideration the factors that have an Impact on value in my development of the estimate of market value in
the appraisal report. | have not knowingly withheld any significant information from the appraisal report and | believe, to tha best of
my knowledge, that all statements and information in the appraisal repont and true and corract.

3. | stated in the appraisal report only my own personal, unbiased, professional analyses, opinions, and conclusions, which are
subject only to the contingent and limiting conditions spacified in this form. | certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct. The report analyses, opinions, and conclusions are limited
only by the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses,
opinions and conclusions.

4. | have no present or prospective intarest in the property that is the subject of this report, and no parsonal interest with respect
{o the parties involved. | did not base, either partially or completely, my analysis and/or the estimate of market value in the
appraisal report on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or
occupants of the subject property or the present owners or occupanis of the properties in the vicinity of the subject property,

5. I have no present of contemplated fulure interest in the subject property, and neither my current or future employment nor my
compensation for performing this appraisal is contingent on the appraised value of the property.

6. My engagement in this assignment was not cantingent upon developing or reporting predetermined rasulls. My compensation
for completing this assignment is not contingant upon the development or reporting of a predetarmined value or directicn in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or tha occurrence of a
subsaquent event directly related to the infended use of this appraisal,

7. My analyses, opinions, and conclusions wera deveioped, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice in place, as of the effactive data of this appraisal, with the exceplion of the departure
provision of those Standards, which does not apply. | acknowledge that an estimate of a reasonable time for exposure in the open
market is a condition in the delinition of the market value and the estimate | developed is consistent with the marketing time noted
in the neighbarhaod section of this report, unless | have otharwise stated in tha reconciliation section.

8. | have made a personal inspection of the property that is the subject of this repart. | further cartify that | have noted any
apparent or known adverse conditions in the subject improvements, on the subject site, or on any sita within the immediata vicinity
of the subject praperty of which | am aware and have made adjustments for these adverse condiions in my analysis of tha
property value to the extent that | had market evidence o support them. | have also commented about the effect of the adverse
conditions on the marketability of the subject property.

9. The use of this report is subject to the requirements of the Appraisal Institute relating 1o review by its duly authorized
representativas

The statements of fact contained in this reporl are true and correct.

9. No one provided significant professional assistance to the person signing this report.

if | relied on significant professional assistance from any individuals in the performance of the appraisal or the preparation of the
appraisal report, | have named such individuai{s) and disclosed the specific tasks performed by them in the reconciliation section
of this appraisal repori. | certify that any individual so named Is qualified to perform the tasks. | have not authorized anyone to

APPRAISER: SUPERVISORY APPRAISER {only if required):
Signature: ’—‘?-‘_é!\ e Signature:

Name: Ronald L. James o il Name:

Date Signed: 06/05/2014 — Data Signed:

State Certification #: A.0003842.CG State Certfication #:

or State License #: or State License #:

State: NV State:

Expiration Date of Cestification or License: 9 1/29/2015 Expiration Date of Cestification or License:

[ i L] Did Not Inspect Property

James & Assoclates
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Building Sketch

Bomower/Client__ Scotl Raymer

m& Address 44 MIDNIGHT RIDGE DR
LAS VEGAS County Clark State NV ZpCode @9135
cuenl Crosscountry Mortgage inc (2201)
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Building Sketch

Bomower/Client  Scott Raymer

Propery Address 44 MIDNIGHT RIDGE DR

 Chy LAS VEGAS County Clark Stale NV Zp Code 89135
Cliant Crosscountry Morgage Inc (2201)
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